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Members of the public wishing to make public comment may do so in one of the following 
ways:  
 
(1) Call-in Conference (669) 444-9171; Meeting ID 890 6173 4276 and then press #. Press # again 
when prompted for participant ID. Once admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone – All interested parties can submit comments in advance to the Planning 
Division’s general email at planning@elmonteca.gov or by calling the City’s telephone line: (626) 
258-8626.  All comments must be received by the Planning Division no later than 3:00 pm on April 
13, 2023. 
 
Instruction regarding accommodation under the Americans with Disabilities Act can be found 
on the last page of this Agenda. 

 

OPENING OF MEETING 

 

 1. Call Meeting to Order 
 
 2. Flag Salute 
 
 3. Roll Call 
 
 4. Approval of Agenda 
 
 5. Commission Disclosures 
 
 6. Public Comments 
  

Citizens wishing to address the Planning Commission on land use and development matters 
may do so at this time. Note that the Commission cannot respond to or take any action on the 
item. 

 
Citizens wishing to speak on an agenda item will be given the opportunity to speak after the 
item is presented by staff.  

 
Limit your comments to three (3) minutes. State your name & address for the record. 

 

CONSENT CALENDAR 

 
 7.1 Approval of Zoning Review Committee (ZRC) Minutes 

None 
 
 7.2 Approval of Planning Commission (PC) Minutes 
  None  
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PUBLIC HEARINGS 

 

8.1 Zoning Map (ZM) No. 1: City of El Monte’s Official Zoning Map.  
 

 Address/Location: 
 
Request: 
 
 

Citywide. 
 
ZM-1: Approve the official City of El Monte Zoning Map, as 
referenced in Section 17.14.030 of the EMMC. 
 
The project will be presented to the Planning Commission as the 
recommending body and the City Council for a final decision at a 
future public hearing. The entitlement noted above is made 
pursuant to Chapter 17.128 (General Plan and Zoning 
Amendments) of the EMMC. 
 

 CEQA 
Determination: 
 

This project is exempt by the provisions of the California 
Environmental Quality Act (CEQA), pursuant to Section 
15061(B)(3) of the California Public Resources Code, also known 
as the “Common Sense Exemption.” This is because it can be seen 
with certainty that there is no possibility that the project will have a 
significant effect on the environment. 
 

 
 
 

Case Planner: 
 
Recommendation: 
 
 
 
 
 
 
 
 
Resolution No.: 
 

Jason C. Mikaelian, AICP, Deputy Director. 
 
1. Open the public hearing; 
2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Adopt a Resolution recommending the City Council approve 

the request and adopt a Categorical Exemption. 
 
3650 
  

8.2 Sign District (SD) No. 01-23: To establish a Special Sign District for the El Monte 
Center (the SD-1 overlay); and 

Design Review (DR) No. 05-23: To approve a new freeway-oriented pylon sign with 
a height greater than 25 feet in the SD-1 overlay. 

 

 Address/Location: 
 
 
 
 

• SD No. 01-23: The El Monte Center: 
Street Addresses: 3500-3698 Peck Road, 1021-1045 Stewart 
Street, 11728 Alloway Street and 3400 and 3515 La Madera 
Avenue; and APN Nos: 8567-014-027, -043 & -048; APN Nos.  
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Request: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CEQA 
Determination: 
 
 
 
 
 
 
Case Planner: 
 
Recommendation: 
 
 
 
 
 
 
 
 
Resolution: 
 

 
8567-015-055, -057, -058 & -059 and APN Nos. 8567-016-026, 
-027, -028, -030, -033, -039, -040, -046 & -047); and 

• DR No. 05-23: South Side of Stewart Street (APN No. 8567-016-
047). 

 
SD No. 01-23: Establish a Sign District for the 42.2 acre El Monte 
Center. The center is roughly bounded by Peck Road to the west, 
Sitka Street to the east, La Madera Avenue to the east and 
Stewart Street, the railroad and I-10 freeway to the south. The 
Sign District will establish development standards for a new 
freeway-oriented pylon sign.  
 
DR No. 05-23: To demolish an existing freeway-oriented pylon 
sign and replace it with a new sign (located slightly to the east of 
the existing sign) with a maximum height of 110 feet. Design 
Review is required because the sign will have a height greater 
than 25 feet. 
 
The project will be presented to the Planning Commission as the 
recommending body and the City Council for a final decision at a 
future public hearing. The entitlements noted above are made 
pursuant to Chapters 17.122 (Design and Minor Design Review) 
and 17.128 (General Plan and Zoning Amendments) of the El 
Monte Municipal Code (EMMC). 
 
This project is exempt by the provisions of the California 
Environmental Quality Act (CEQA), pursuant to Section 
15061(B)(3) of the California Public Resources Code, also known 
as the “Common Sense Exemption” and Section 15311 (Class 11 
– Accessory Structures) of the California Public Resources Code, 
for the construction or replacement of minor accessory structures 
including on-premise signs. 
 
Jason C. Mikaelian, AICP, Deputy Director. 
 
1. Open the public hearing; 
2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Adopt a Resolution recommending the City Council approve 

the requests and adopt a Categorical Exemption. 
 
3651 
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REPORTS AND OTHER ITEMS 

 
9. 
 
 
10. 
 
 
11. 

Director’s Report 
 
 
City Attorney’s Report 
 
 
Commissioner Comments 

 

 

NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 

 

Tuesday, April 25, 2023 at 7:00 P.M. 

City Hall East – City Council Chambers 
 

Availability of staff reports:  Copies of the staff reports or other written documentation relating 
to each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2.  
You may also call the Planning Division at (626) 258-8626 for more information. 

 
Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please contact the Planning Division at (626) 258-8626.  Notification 
48 hours prior to the meeting will enable us to make reasonable arrangements to ensure 
accessibility to this meeting (28 Code of Federal Regulations 35.102-35.104 ADA Title II). 
 
General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 
2. The City Planning Commissioners ask questions if necessary for clarification.  
3. The City Planning Commission Chair opens the public hearing. 
4. The applicant makes a presentation to the City Planning Commission. 
5. Individuals speaking in favor of the project address the Commission. 
6. Individuals speaking against the project address the Commission. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. City Planning Commission members discuss the project. 
10. City Planning Commission members vote on the project. 
11. At the next scheduled Commission meeting, which is usually two weeks after the hearing, a 

resolution confirming the Commission action will be adopted. 
12. Any interested party who disagrees with the City Planning Commission decision may appeal 

the Commission’s decision to the City Council within 10 calendar days of the adoption of the 
resolution. Any appeal filed must be directed to the City Clerk’s Office and must be 
accompanied by a fee of $868.00 or $3,094.00 (depending on the type of project). Any 
individual that received notice of this meeting from the City of El Monte will receive notice of 
an appeal, if one is filed. 

http://www.elmonteca.gov/
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2






















































https://www.elmonteca.gov/DocumentCenter/View/6002/A---Subdivision-Ordinance
https://www.elmonteca.gov/DocumentCenter/View/5999/B---Zoning-Code
https://www.elmonteca.gov/DocumentCenter/View/6000/C---Other-Titles
https://www.elmonteca.gov/DocumentCenter/View/6001/D---Specific-Plans
https://www.elmonteca.gov/DocumentCenter/View/6025/Citywide-Zoning-Map?bidId=
https://www.elmonteca.gov/DocumentCenter/View/6025/Citywide-Zoning-Map?bidId=
https://www.elmonteca.gov/DocumentCenter/View/6026/Specific-Plans-and-Overlays?bidId=
https://www.elmonteca.gov/DocumentCenter/View/6026/Specific-Plans-and-Overlays?bidId=
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16. The disposal, removal, recycling and diversion of all construction and demolition waste 
and debris generated by the Project must be performed exclusively by the City’s duly 

authorized and duly franchised construction and demolition solid waste hauler.  The 
City’s construction and demolition hauler is Valley Vista Services whose contact 

information is as follows: (626) 961-6291 or info@valleyvistaservices.com. 
 

17. All USA/Dig Alert graffiti markings must be removed by the contractor from the 

sidewalk, curb & gutter and/or asphalt pavement prior to final approval. 
 

18. The City Engineer may require other information or may impose additional conditions 
and requirements as deemed necessary to protect health and safety, and to benefit 
the public. 

 
Overhead Utilities: 

 
19. The Applicant shall underground any existing overhead utilities that are to serve the 

property in accordance with Chapter 16.28.110 of the EMMC. The final scope and 

design of the undergrounding of these overhead facilities is subject to Southern 
California Edison and other relevant utility provider approval. 

 
20. Any utility poles conflicting with the proposed improvements shall be relocated at the 

expense of the Applicant.  

 
Street and Traffic: 

 
21. Traffic control plans must be signed by a licensed State of California Traffic Engineer 

and submitted for review and approval prior to issuance of encroachments for work in 

the public right-of-way. If applicable. 
 

22. Repair, remove, and replace deficient and/or damaged sidewalk and standard curb 
and gutter adjacent to the development at the direction of the City Engineer/City 
Inspector.  Use APWA standard plans and specifications. 

 
OTHER AGENCIES 

 
23. Los Angeles County Fire Department – The Applicant shall ensure compliance with 

the Los Angeles County Fire Department (LACFD) requirements.  The LACFD may 

require other information or may impose additional conditions and requirements as 
deemed necessary. 

 
24. Southern California Edison – The Applicant shall ensure compliance with any 

Southern California Edison requirements. Southern California Edison may require 

additional information or may impose additional conditions and requirements as 
deemed necessary. 

 

mailto:info@valleyvistaservices.com




















EXHIBIT A (SIGN DISTRICT BOUNDARIES)
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EXHIBIT B (PYLON SIGN LOCATION)

REMOVED EXISTING PYLON NEW PYLON SIGN



 

EXHIBIT C (SIGN DISTRICT DEVELOPMENT STANDARDS) 
 

EL MONTE SHOPPING CENTER SPECIAL SIGN DISTRICT (SD-1) 
DEVELOPMENT STANDARDS 

 
A. Purpose: 
 

The City has adopted this Special Sign District in accordance with the provisions of 
Chapter 17.80 (Signage Regulations) of Division 8 (Signage and Billboard 
Regulations) of the El Monte Municipal Code (EMMC) in order to construct a more 
modern multi-tenant freeway visible signage (the “Pylon”) that would enhance the 
economic vitality of the businesses within the District that would otherwise be unable 
to benefit from freeway exposure. 

 
B. Applicability: 
 

This Special Sign District applies to the Freestanding Freeway-Oriented Sign within 
the boundaries of the District.  Except as specifically set forth herein, all other and 
all existing provisions of Chapter 17.80 (Signage Regulations) of Division 8 (Signage 
and Billboard Regulations) of the EMMC shall remain in effect within the District. 
 

C. District Boundaries: 
 

District: The boundaries of the District are as shown on the attached Exhibit A. 
 

D. Description and Location of Pylon Sign: 
 

Pylon: A freestanding freeway-oriented structure up to 110 feet tall in substantial 
conformity with the illustration attached hereto as Exhibit B which shall be 
erected in the approximate location shown on Exhibit C.  In addition to its 
decorative elements, the Pylon shall contain two-sided, internally 
illuminated sign panels (facing east and west). 

 
E. Approvals: 
 

1. Relation to Signage and Billboard Regulations.  Any person desiring to erect 
or place a sign on the Pylon shall comply with all provisions of Chapter 17.80 
(Signage Regulations) of Division 8 (Signage and Billboard Regulations) of the 
EMMC unless specifically modified herein. 

 
2. Location of Businesses Allowed on Pylon.  The business shall be located 

within the boundaries of the District as shown on the attached Exhibit A. No other 
business, product, service or use shall be permitted on the pylon.  

 
3. Types of Businesses Generally Allowed on Pylon.  Subject to Section (E)(4) 

below, businesses located within the District whose primary objective at their 
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business location is retail sales, lodging or recreation shall be allowed to install 
signage on the Pylon.  Such business types shall include: 

 
a. Food or beverage establishment (of any type); 
b. Grocery store (greater than 3,500 square feet);  
c. Hotels and motels (100 or more rooms); 
d. Indoor commercial recreational facility (greater than 5,000 square feet); 
e. Office supply store (greater than 3,500 square feet); 
f. Retail sales (greater than 5,000 square feet); 
g. Showroom sales (greater than 5,000 square feet); 
h. Vehicle retail use* (parts and accessory store greater than 3,500 square feet);  
i. Vehicle retail use (sales and lease, general new and used; may also include 

ancillary uses such as vehicle repair and vehicle washing); 
j. Vehicle service use* (service station, minimum or full, may also include 

ancillary uses such as a convenience mart and vehicle washing); 
k. Warehouse retailer or retail warehouse (greater than 5,000 square feet); and 
l. Such similar uses as may be determined as consistent therewith by the 

Community Development Director on a case by case basis. 
* Limited to one (1) panel on each side of pylon sign 
 

4. Types of Businesses Not Allowed on Pylon.  Businesses that provide 
intangibles and/or professional services shall generally be prohibited from 
installing signage on the Pylon.  Such businesses not eligible to install signage 
on the Pylon shall include: 

 
a. Community care use (of any type); 
b. Public and quasi-public use (of any type); 
c. Cannabis activity, commercial – dispensary; 
d. Office (of any type); 
e. Pawnbroker or pawnshop; 
f. Secondhand vendor; 
g. Significant tobacco retailer; 
h. Vehicle retail use (general used); 
i. Funeral home or mortuary; 
j. Personal service use (restricted); 
k. Personal service use (massage); 
l. Recycling facility (of any type); 
m. Vehicle service use (unless ancillary to a vehicle retail use or vehicle service 

use); 
n. Industrial and transportation use (of any kind); 
o. A legal nonconforming use (of any kind); and 
p. Similar uses as determined consistent by the Community Development 

Director on a case-by-case basis. In no event shall it include uses identified 
in Subsection (F) below. 
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 5. Sign Permit Required.  A Sign Permit as provided in Section 17.80.050(B) 
(Signage Regulations – General Procedures, Permits Required) of the EMMC 
shall be required for any Pylon sign face change (including new businesses). 
Decorative panels to the satisfaction of the Community Development Director 
shall be required for panels that do not advertise a business as provided in 
Section (F)(2) below.   

 
 6. Existing Multi-Tenant Freestanding Freeway Oriented Sign.  The existing 

multi-tenant freestanding freeway sign shall be removed within 60 days of the 
effective date of this Ordinance.  

 
F. Specifications Applicable to the Pylon and Pylon Sign Panels: 
 

1. Pylon Specifications.  The following rules and regulations shall apply to the 
Pylon: 

 
a. The maximum height of the Pylon, including the sign structure and any 

decorative elements, shall not exceed 110 feet; 
b. The maximum width of the Pylon, including the sign structure and any 

decorative elements, shall be 30 feet; 
c. The Pylon shall not encroach over any property line or the public right-of-way; 
d. The maximum number of signage panels shall be six (6) per side. The panels 

shall include one (1) anchor business/tenant sign* that is a maximum 18 feet 
high by 20 feet wide (the sign shall be limited to an anchor business/tenant) 
and one (1) secondary tenant sign is a maximum nine (9) feet high by 20 feet 
wide.  All other signage panels shall be a maximum seven (7) feet high by 20 
feet wide; 

e. Sign area shall not be transferrable from one (1) panel to another; 
f. If the Pylon has five (5) or more signage panels, the Pylon shall prominently 

display the name of the shopping center (the “Center ID Sign”). The Center 
ID Sign shall have a minimum area of 80 square feet and maximum area of 
200 square feet. It may be architecturally integrated with the sign structure. 

g. The maximum area of all signage panels and the Center ID Sign shall not 
exceed 1,000 square feet; 

h. All signage panels (with exception to the Center ID) shall be internally 
illuminated; 

i. The Pylon may be designed to accommodate internal cellular or other 
telecommunications antennas and equipment, subject to Chapter 17.90 of 
the EMMC. Any exterior cellular or other telecommunications antennas shall 
be prohibited; and 

j. Electronic copy sign (i.e. automatic readerboard) of any type shall be 
prohibited. 

*  Anchor business/tenants include vehicle sales and lease (general new and 
used), hotels and motels (with 100 and more rooms) and retail sales (with a 
minimum area of 80,000 square feet). 
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